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1 Introduction

D’Onofrio, Kottke & Associates Inc. has prepared this Comprehensive Development Plan (CDP)
for the proposed Sub Zero development project. The CDP will be used as the guide for developing
the remaining lands owned by Sub Zero Wolf Inc. located near Marketplace Drive. An industrial
building, parking areas, and loading docks are proposed within phase I of this development.

This CDP is submitted for review and approval by the City of Fitchburg under Zoning Ordinance
Chapter 22.

2 Existing Conditions
2.1 Site Location

The subject property is composed of 167.8 acres and is located north of Lacy Road and south of
McKee Road, within Section 8 of the City of Fitchburg. The property is approximately bounded by:

- South: Land owned by Payne & Dolan Inc (north of Lacy Road)
- North: McKee Road

- East: Jim Spahr Development (west of S. Seminole Highway)

- West: Land owned by Payne & Dolan (east of Verona Road)

Figure 1 illustrates the project location and the surrounding existing area.

2.2 Zoning
The property is currently zoned as R-D (Rural Development) as shown on Figure 2A & Figure 2B.
Figure 3 illustrates the location of the development within the North Stoner Prairie Neighborhood

Plan future development map. Sub Zero is requesting that the site be zoned as I-G (General
Industrial) as defined by Chapter 22 in the City of Fitchburg’s ordinances.

2.3  Topography

Figure 4 displays the existing conditions of the project site which currently functions as the Sub
Zero campus, cultivated farmland, and the western portion is being mined by Payne & Dolan.

2.4 Soil Information

The project site’s existing soil types, according to the Natural Resources Conservation Service Web
Soil Survey (http://websoilsurvey.nres.usda.gov), can be found on Figure 5.

Prior to construction of the proposed development, soil borings will be performed and analyzed.



2.5 Natural Features

Eco-Resource Consulting, LLLC has completed a “Preliminary Natural Resource Assessment for the
Proposed Site of the North Stoner Prairie Development” in November 2013. Eco-Resource
Consulting, LL.C has determined that there are five areas (2-6) within or adjacent to the Sub Zero
lands that are noteworthy, with trees worth retaining for visual interest and the existing wetland
feature. A map illustrating these areas can be found in the North Stoner Prairie Neighborhood Plan
(page 283). Sub Zero intends to preserve the trees on the north-south fence-line, which
encompasses areas 3-5 of the assessment, and will explore the possibility of a wetland scrape in area
6 to enhance the wetland features and vegetation.

2.6 Environmental Designations

According to the Wisconsin Wetland Inventory on the DNR Surface Water Data Viewer, the
proposed project site contains a wetland which has been delineated by Stantec (an assured DNR
wetland delineator) as of June 2015. Figure 6 displays the existing wetland and wetland indicators.

2.7 Surface Runoff

The storm water surface runoff for the un-developed site currently drains to the existing wetlands.
The proposed site is located within the Yahara River and L.ake Monona watershed within the Lower
Rock watershed as shown in Figure 7 according to Dane County Land & Water Resources.

3 Proposed Development
3.1 Proposed Site Plan

The initial phase of the Sub Zero development consists of a 400,000 sf addition on the south side of
their southerly building. There will also be a corporate garden on the previous Harvest Haven site.
The remainder of the site will be used for future expansion of the Sub Zero campus, to include
manufacturing, warehousing, and corporate offices.

3.2 Proposed Utility Plan

The proposed development will be serviced by extending the existing water and sanitary sewer south
along Marketplace Drive through Jim Spaht’s development (east of the proposed development).
The utilities will be extended south until the intersection of “A Street” at which point the utilities
will be extended to the west until they reach the eastern boundary of the proposed Sub Zero
development. Jim Spahr will hire a contractor to complete the extension of the existing utilities.
The proposed Sub Zero development and Jim Spahr’s development are located within the Seminole
Interceptor sanitary sewer service area as shown in the North Stoner Prairie Neighborhood Plan

(page 165).

MMSD fees and Seminole Interceptor fees, will be paid for at the time of CSM approval.



Water impact fees will be paid for prior to the City of Fitchburg’s release of any building permits.
These fees are included with each building permit.

The proposed sanitary sewer and water main layout will be reviewed by the City of Fitchburg’s
Utility Project Engineer prior to construction. Figure 8 is the preliminary proposed utility plan.

3.3 Proposed Street Plan

All streets located within the proposed project will be designed to meet all of the public road
specification requirements for the City of Fitchburg (Chapter 27, division 6) and North Stoner
Prairie Neighborhood Plan.

A new east-west connector street will be built, and intersect with Commerce Drive which will be
extended southerly. Marketplace Drive will be rerouted on the east side of the bike trail.

3.4 Proposed Park

Any park requirements will be satisfied per the City of Fitchburg’s Chapter 24 ordinance.

3.5 Proposed Development Plan

The Sub Zero development project is anticipated to be developed over a 10-20 year time frame.

3.6 Storm Water Management Plan

The proposed storm water management system for the development site will be designed to meet all
of the City of Fitchburg’s requirements as described in Ordinance Chapter 30-28. An erosion
control and storm water management permit application along with a storm water management
maintenance agreement will be submitted to the Public Works Department prior to construction of
the development.

A regional detention basin will be developed in conjunction with Payne & Dolan, and will
incorporate the wetlands and surrounding low lying lands. Per the CARPC requirements as part of
the USA expansion, 100% stay-on will be achieved by using infiltration techniques throughout the
project. Oil and grease will be controlled, and a wet detention basin will be used to reduce sediment
prior to runoff reaching the wetlands.
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Figure 1 Project Location

Figure 2A Zoning Map — Section 8

Figure 2B Zoning Map — Section 7

Figure 3 North Stoner Prairie Neighborhood
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Figure 8 Preliminary Utility Plan
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Large Single Bur-Oak Trees
Depicted in Photos 10 and 11.
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Figure 1: Natural Resource Features / ERc
Within the North Stoner Prairie Development Site
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Hydrologic Soil Group—Dane County, Wisconsin
Feure 5 (Web Soil Survey)
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Hydrologic Soil Group—Dane County, Wisconsin

Web Soil Survey

Hydrologic Soil Group

Hydrologic Soil Group— Summary by Map Unit — Dane County, Wisconsin (W1025)

Map unit symbol

Map unit name

Rating

Acres in AOI

Percent of AOI

DnC2

DuD2

MdC2

MhD2

PoA

PoB

QUA
RaA

RoC2

ScB

TrB

VWA

WxC2

WxD2

Dodge silt loam, 6 to 12
percent slopes,
eroded

Dunbarton silt loam, 12
to 20 percent slopes,
eroded

McHenry silt loam, 6 to

12 percent slopes,
eroded

Military loam, 12 to 20

percent slopes,
eroded

Plano silt loam, gravelly

substratum, 0 to 2
percent slopes

Plano silt loam, gravelly
substratum, 2 to 6
percent siopes

Quarry

Radford silt loam, 0 to 3
percent slopes

Rockton silt loam, 6to 12
percent slopes,
eroded

St. Charles siltloam, 2 to
6 percent slopes

Troxel silt loam, 1 to 3
percent slopes

Virgil silt loam, gravelly
substratum, 0 to 3
percent slopes

Whalan silt loam, 2 to 6
percent slopes

Whalan silt loam, 6 to 12

percent slopes,
eroded

Whalan silt loam, 12 to
20 percent slopes,
eroded

Totals for Area of Interest

B

o .

13.8

4.3

0.2

34.5

28.0

8.7
2.0

4.1

17.8

5.2

3.1

6.0

13.6

1.0

161.8

8.6%

2.6%

12.0%

0.1%

21.4%

17.3%

5.4%
1.3%

2.6%

11.0%

3.2%

1.9%

3.7%

8.4%

0.6%

100.0%

USDA Natural Resources
=@ Conservation Service

National Cooperative Soil Survey

Web Soil Survey

7/22/12015
Page 3 of 4



Hydrologic Soil Group——Dane County, Wisconsin Web Soil Survey

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are
assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive precipitation
from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly
wet. These consist mainly of deep, well drained to excessively drained sands or
gravelly sands. These soils have a high rate of water transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well drained
soils that have moderately fine texture to moderately coarse texture. These soils
have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of water
transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay layer
at or near the surface, and soils that are shallow over nearly impervious material.
These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in their
natural condition are in group D are assigned to dual classes.

Rating Options
Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified
Tie-break Rule: Higher

USDA  Natural Resources Web Soil Survey 7/22/2015
. Conservation Service National Cooperative Sail Survey Page 4 of 4
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SITE UTILITY NOTES

1. THE LOCATION OF EXISTING UTILITIES SHOWN ON THE PLANS ARE APPROXIMATE.
PROTECTION OF EXISTING UTILITIES IS THE CONTRACTOR'S RESPONSIBILITY.

—_— ———— 2. ALL SITE UTILITY WORK SHALL BE CONSTRUCTED PER THE CITY OF FITCHBURG
! . - T‘- - STANDARD SPECIFICATIONS.
rd
| 7 4 / 3. CONTRACTOR TO COORDINATE ELECTRIC, GAS, PHONE & CABLE INSTALLATION
\ oy s WITH THE RESPECTIVE UTILITY COMPANIES.
b= T
1 I / < i 4, UTILITY CONTRACTOR SHALL VERIFY EXISTING UNDERGROUND UTILITY GRADES

-

{ " AND NOTIFY THE PROJECT SUPERINTENDENT IF A CONFLICT ARISES WITH THE
INSTALLATION OF NEW UTILITIES,

D'ONGFRIO KOTTKE AND ASSOCIATES, INC.
7530 Westward Way, Madison, W1 53717
'YOUR NATURAL RESGURCE FOR LAND DEVELOPMENT

Phone: 608.833.7530  Fax: 608.833.1089

5. STORM INLETS TO BE 2'X3' INLET BOXES WITH NEENAH R-3067 COMBINATION
INLET FRAME, GRATE, CURB BOX WITH TYPE C LID.

XISTING ELECTRIC
LINE TO BE REMOVED

CONNECT TO EXISTING SANITARY SEWER INTERCEPTOR

(TOBE VACATED)

CONNECT TO EXISTING WATER MAIN
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